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Southwest Area:
Change from Priority B to Priority A and designate “site specific” Community Center

Applicant Location Proposal

Rob Watson and other property
owners

Generally in the area bounded
by South Coddington Avenue
and S.W. 12th Street; West Old
Cheney Road to West Pioneers
Boulevard

Change from Priority B to A
and designate a site specific
Community Commercial Center

Recommendation: 
Change from Tier I Priority B to Priority A: Denial
Designate a site specific Community Commercial Center: Denial 

Status/Description

The applicant proposes the following for the land generally in the area bounded by South
Coddington Avenue and S.W. 12th Street; West Old Cheney Road to West Pioneers Boulevard:

1) Change the Urban Growth Tier designation from Tier I Priority B to Tier I Priority A for
approximately 303 acres, and

2) Revise the Community Center commercial designation to designate specifically the
northeast corner of South Coddington Avenue and West Old Cheney Road as a
Community Center.

In reviewing this application the entire area designated Tier I Priority B was evaluated as part of
this application.  The land to the north, east, and a portion to the west of this application is designated Tier
I Priority B; with an area of Priority A located generally south and east of West Old Cheney Road and
S.W. 12th Street.  The remaining land west and south is designated a Tier II urban growth area, for
development beyond the planning period (25 years).

The application represents a coalition of 6 landowners who collectively own 303 acres which is
well within a Tier I Priority B urban growth area.  The majority of the 303 acres is within the Haines
Branch drainage basin which comprises approximately 5,412 acres of land.  Of the 5,412 acres about
2,220 acres is identified as Tier I Priority B. 

The Comprehensive Plan acknowledges that as urbanization occurs over the planning period, the
demand for new, additional Community Centers will increase.  The Plan currently identifies a generalized
“not site specific” location for a new Community Center in the vicinity of S.W. 12th Street, near West
Pioneers Boulevard.  It is anticipated that the Center will develop somewhere within a ½ mile of the
location shown in the Plan.  As part of major development proposals that include proposed Community
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Centers, the exact location of the Community Center for that area should be determined and a
Comprehensive Plan Amendment forwarded for consideration.   
Comprehensive Plan Implications

Change designation from Tier I Priority B to Tier I Priority A: 

The Comprehensive Plan states the following about priority areas on page F 29:

“Top Priority Area
Area generally within the city limits at the beginning of the planning period. There are still
significant infrastructure needs within the existing city and areas currently under development.
Some larger projects, such as Antelope Valley, will be ongoing throughout the planning period
and will require significant infrastructure resources.

Priority A of Tier I
Areas designated for near term development are generally contiguous to existing development
and should be provided with basic infrastructure within 12 years of the adoption of the plan.
Some of the infrastructure required for development may already be in place. This area
includes some land already annexed, but is still undeveloped and without significant
infrastructure. Areas with this designation are the next priority for infrastructure
programming. Some infrastructure improvements may be done in the near term while others,
such as road improvements that are generally more costly, may take longer to complete. 

Priority B of Tier I 
The next area for development beyond Priority A, which currently lack almost all of the
infrastructure required to support development. In areas with this designation, the community
will maintain present uses until urban development can commence. Infrastructure improvements
to serve this area will not initially be included in the City's CIP, but will be considered in the
long term capital improvement planning of the various city and county departments.”

The Comprehensive Plan then addresses how the priority areas are to be used to guide infrastructure
financing and utility planning.  In particular, on page F 29 and 30 the Plan states:

“The principles for prioritization and the individual priority areas are described as follows:

• The top priority for the City’s CIP is to maintain existing infrastructure, provide for new
neighborhood improvements and to complete needed improvements for areas already under
development...

• In order to implement the Plan Vision, infrastructure should generally be provided in different
directional growth areas, depending upon limited financial resources and if there is
development interest in the area...

• Funds for improvements in new major drainage basins to the southwest and to the east should
provide the opportunity for development to begin in these areas within the next 12 years.
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• Generally, adequate infrastructure improvements should be completed in all Priority A areas
where there is development interest prior to beginning infrastructure in Priority B areas.

• It is anticipated that there may be some unique circumstances to warrant consideration of
development of land in Priority B, prior to the full completion of improvements in Priority A.
The community will consider development in a sub-basin in Priority B areas, before completing
the infrastructure in Priority A areas, if all of the following conditions are met:

1)  the project is contiguous to the City and proposed for immediate annexation, and is
consistent with principles of the Comprehensive Plan,

2)  the developer provides information demonstrating how the necessary infrastructure
improvements to serve the sub-basin would be provided and financed.  The City shall contact
other public agencies to obtain their report on the infrastructure necessary to serve the
sub-basin including utilities, roads, fire service, public safety, parks, trails, schools and library
needs.

3)  the impact that development in the sub-basin will have on capital and operating budgets,
level of service, service delivery and Capital Improvement Programs is addressed, 

4)  there is demonstrated substantial public benefit and circumstances that warrant approval
of the proposal in advance of the anticipated schedule.” (Emphasis added)

Technically, the applicant is not asking for improvements in Priority B to be done prior to Priority A,
as stated above.  In this amendment the applicant is only requesting this area be added to Priority A.
However, the applicant has stated that if this proposal is approved, they intend to work with the City on
further details of how development on the 303 acres might occur in the near term.  The review of this
amendment does not include the overall infrastructure requirements needed to serve the balance of the Tier
I Priority B area, estimated at 1,917 acres.  It should be noted that the infrastructure needed to serve the
applicants’ 303 acres may partly serve a portion of the 1,917 acres remaining in the balance of the Tier I
Priority B area.     The applicant shows interest in financing some infrastructure as an effort to address the
issue of limited financial resources.   Thus, it is worth considering the four criteria mentioned in the Plan in
regards to this proposal for a change from Priority B to A:

1) The land as a whole is not contiguous to the city, and the land in-between is not seeking
annexation at this time.

2) The City has contacted other agencies for comments on service implications of this proposal.
There are significant water, wastewater and arterial street improvements needed to serve
these 303 acres, which are not in the infrastructure financing plans for the next 6 to 10 years.

Wastewater:  Public  Works and Utilities notes there are major trunk sewer, capacity and
treatment improvements required prior to the development of these area.  The draft 2005
CIP does not contain any improvements for this area within 2011.  The financing of the draft
2005 CIP is based on rate increases over the next six years.  
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Service to this site would be from the development of a new trunk sewer from the north,
which would be designed to provide wastewater service to the entire Haines Branch
drainage basin.  It is estimated that 5,300 linear feet of 24 inch trunk sewer would be needed
to serve the Tier I areas in Haines Branch.  This trunk sewer would serve to approximately
South Folsom Street and Prospector Court.  In addition, 2 miles of 21 inch sewer trunk mains
wound need to be extended to reach the applicants’ proposed area.  In 2005 dollars, the
necessary wastewater improvements to serve the applicants property comprises 5,300 linear
feet of 24 inch trunk sewers and 2 miles of 21 inch trunk sewers to  provide adequate
service, which is estimated at $2.4 million.   Further  engineering study should be completed
ahead of time for this area to determine infrastructure needs and costs prior to the scheduling
of wastewater improvements.

Water: Public Works and Utilities states that a public water main is proposed in the draft
2005 CIP for S. Folsom Street from West Pioneers Boulevard to West Denton Road, and
in West Old Cheney Road, from S. 1st Street to S.W. 12th Street in 2010.  These public water
mains would not directly serve the applicants proposed area.  To serve the proposed area,
an additional 24 inch main would be necessary in S. Coddington from West Van Dorn to
West Pioneers, and 16 inch mains in the future east/west arterials, possibly in West Pioneers
Boulevard and West Old Cheney Road.  None of these projects are included in the draft
2005 CIP.  The financing of the improvements that are included in the draft 2005 CIP are
based on rate increases over the six year program.  In 2005 dollars, the necessary water
improvements to serve the applicants property comprises 1 mile of 24 inch mains and 3 miles
of 16 inch mains to  provide adequate looping and service, which is estimated at $2.4 million.

Arterial Streets:  Street improvements for this area are not identified for construction in
the next 12 years.   The roads shown in the draft 2005 CIP will require substantial new
funding in order to be built.  The necessary roadway improvements needed to support this
level of development are shown in the Transportation Plan but none of the necessary funding
has been identified in the CIP.  For this area, the necessary adjacent roadway improvements
identified in the Plan are as follows:

C South Coddington Ave, West Van Dorn to Old Cheney Road;
C SW 12th Street, West Pioneers to West Old Cheney;
C West Pioneers Blvd, South Coddington Ave to US Hwy 77; and, 
C West Old Cheney, South Coddington Ave to SW 12th Street (exact routes yet to be

studied and determined for West Pioneers Boulevard and West Old Cheney Road)

South Coddington Avenue and S.W. 12th Street adjacent to the proposed area are paved
two-lane County roads and are not built to urban standards.  Public Works and Utilities does
not support this amendment because changing this area to Priority A suggests the City is
ready to except urban development that require extensive urban street improvements.  Public
Works and Utilities recommends this proposal is incorporated into future Southwest studies
prior to changing the priority designation.

Watershed Management: Public  Works and Utilities state they do not have immediate
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plans to complete a watershed master plan for the Haines Branch drainage basin.  The City
has a policy of completing watershed master plans prior to development which allows the
City to protect new development from existing and future stream stability and flooding issues
and reduces the cost of stream stabilization projects which typically become more expensive
in urban areas.  The designation of Tier I Priority B allows a watershed master plan to be
completed prior to new development in the Haines Branch watershed.    

3) None of these departments addressed the impact this proposal might have on operating
budgets.

4) The applicant has stated that this proposal would  “..open up a major basin in the southwest.”
The application further noted that “One of the highlights of this area is its ability to be served
predominately by existing public facilities.”

The Plan also contains a “concurrency policy” on page F 154 that states: 

“Public infrastructure — including roads, water, sewer, parks, schools, libraries — is essential
to the health, safety and welfare of the community. As the community grows, it is desirable that
these systems and facilities be developed concurrently, — that is, at the same time— with that
growth.”

Designate Community Commerce Center:

Community Centers can have a community wide appeal but primarily serve a geographic subarea
within Lincoln and surrounding areas within the County.  Community Centers should be located approximately
two to three miles apart, depending upon their size, scale, function and area population.  

In 2003, a Comprehensive Plan Amendment was approved that revised the Community Center
commercial designation to designate the northwest corner of Homestead Expressway (US-77) and West
Denton Road as a Community Center.  This area encompassed land that was already designated as a Tier
I Priority A urban growth area in the Comprehensive Plan. The detailed planning of the Community Center
and the programming of the public  infrastructure needed to serve this area are still under discussion. This
approved Center is located approximately 1.5 miles from the location of the proposed Center which is
requested to be site specifically designated.    

The Public Works and Utilities Department state that the planned transportation system improvements
will need to be evaluated to determine if it can support the proposed Community Center designation at this
location.  The segment of West Old Cheney Road adjacent to this propose site is identified in the
Transportation Plan as a two plus center turn lane (CTL) facility that does not exist today.  A two-lane facility
may not be sufficient to serve a Community Center at this location.  Traffic studies will need to be provided
to demonstrate how this will fit into the current Transportation Plan and system improvements planned for
this area. The location does not offer the optimal connectivity to the major transportation facilities to the east.
The Transportation Plan identifies Homestead Expressway (US-77) as a freeway with interchanges at
Pioneers Boulevard and Warlick Boulevard (West Denton Road).  Future access to Homestead Expressway
from West Old Cheney is proposed for elimination in the planning period.  The possibility of an overpass along
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Old Cheney Road bridging Homestead Expressway is to be restudied, but will not offer regional access.  

Conclusion

In regards to the request to change from Priority B to A, the basic  questions are does this land meet
the definition of the Priority A, and will including it as Priority A negatively impact the City’s infrastructure
plans.  In general the proposed area does not meet the criteria for designation to Priority A, and should be
denied.  

1. Given utility planning and infrastructure financing plans is the land serviceable by 2014?

No, given current infrastructure plans and financing, this area is not being planned for full services
by the year 2014.  The area does not meet the definition of Priority A since it will not be provided with basic
infrastructure within 2014.  Some adjacent improvements may done in the near term (water by 2010), but
wastewater and roads improvements are not identified in the six-year draft 2005 CIP or planned for the next
year.

2. Will the Priority A designation negatively impact the community’s infrastructure plans?

Yes , serving this 303 acres given the limitations on funding means that in order to serve this area,
infrastructure to serve other areas would have to be delayed.  Major infrastructure items required to serve
this area are not identified in the draft 2005 CIP.

Denial of this amendment, at this time, is also based on the fact that: 

C The community already has limited funds to serve the land already designated as Priority A
in the Plan,

C The 2005 draft CIP is based on numerous water and sewer rate increases, new financing
sources for the arterial streets, continued revenue from impact fees, and approval of general
obligation bonds to pay for watershed, park and fire station improvements. If any of these
financing mechanisms are not approved or available, then improvements and services to
Priority A areas will be further delayed, and

C It is important that the community move toward the goal of concurrency in improvements —
providing utilities to an area in one year, with roads, schools, fire protection and parks lagging
years afterward provides citizens with poor service and is contrary to the goals of the Plan.

In regards to the site specific  designation of a Community Center at the northeast corner of South
Coddington Avenue and West Old Cheney Road, the question to be answered, does it meet the principles
identified in the Comprehensive Plan.  In general the request to revise the Plan to specifically locate a
Community Center at this location does not meet the criteria for designation and should be denied.
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The timing of the Commercial Center designation is premature at this time.  The Center should be
specifically designated at a time when the property is identified in the growth tier in which urban infrastructure
is planned.  This approach was followed in the designation of Community Centers at 98th and ‘O’ Streets, and
Homestead Expressway (US-77) and West Denton Road.  The impact on the planned transportation system
would possibly create capacity and traffic concerns that are not addressed with this application.  Additionally,
the location of a Community Center for optimal community-wide transportation access suggests a site closer
to the Homestead Expressway, where an approved interchange is planned at Pioneers Boulevard.  The
proposed location of the Community Center is approximately 1.5 miles from an approved Community Center,
generally at Homestead Expressway (US-77) and West Denton Road.  The spacing of both of these
Community Centers, if approved, would not meet the requirements in the Plan.     
Prepared by

Duncan Ross, AICP dross@lincoln.ne.gov
Planning Department, (402) 441-7603

Prepared April 27, 2005
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